
Cheshire West and Chester     
 

Report to Cabinet 
 

Date of Meeting: 9th February 2022 

Report of: Director of Economy and Housing 

Cabinet Member: Councillor Matt Bryan, Cabinet Member for 
Housing, Planning and Climate Emergency 
 

Title:  Housing Management Services Budget Report 
2022-23 

 
 
Is this a Key Decision*?        No 
 
*One that affects finances over £1m or significantly affects two or more wards 
If this is a key decision then the item must be on the current forward plan of key decisions.  
 
 

1 What is the report about? 
 

1.1 This report sets out the proposed Housing Management Services Budget 
(Housing Revenue Account) for 2022-23, including details of the proposed rent 
increase. 

 
2 Recommendations 
 
2.1 Cabinet is asked to consider and approve for recommendation to Council: 

 
i. A rent increase of Consumer Price Index (CPI) of 3.1% + 1% implemented 

from April 2022. 
ii. A CPI increase in garage rents of 3.1%.    
iii. A CPI increase in Lifeline charges of 3.1%. 
iv. A CPI increase to the landlord’s management charge for leaseholders of 

3.1%. 
v. The proposed budget for the Housing Revenue Account (HRA) as set out 

in Appendix 1. 
 

2.2 Cabinet is asked to approve the exploration of the establishment of a tenancy 
support fund to provide financial support for low-income Council tenants who are 
at risk of losing their tenancy due to the inability to pay their rent. Approval for the 
establishment of the fund and its criteria to be delegated to the Director of 
Economy and Housing in consultation with the Director of Finance and the 
Cabinet Member for Housing, Planning and Climate Emergency, and the Cabinet 
Member for Finance and Legal.  

 
 
 



 

3 Reasons for the Recommendations 
 

3.1 To ensure that the Council can implement a rent increase in line with current 
government guidelines, along with lifeline charges and management charges for 
leaseholders, and a setting of garage rents, with effect from April 2022. The 
income from rents is critical to being able to maintain service delivery to meet the 
needs of our tenants and continue to invest in their homes to ensure they live in 
decent neighbourhoods and homes. It is particularly key to support investment in 
improving the energy performance of the housing stock therefore reducing 
energy costs for tenants, helping to tackle fuel poverty and meet targets for 
reducing carbon emissions. 
 

4 Report Details    
 
4.1 Each year the Council sets the rent and budget for its council owned housing. In 

February 2019 the Government announced that Registered Providers (including 
Local Authorities) could increase their rents by CPI + 1% for the next 5 years. 
This year the proposed increase will follow the Government’s guideline and will 
be 4.1% based on CPI of 3.1% in September 2021 plus 1%.  

 
4.2 The Council very much appreciates the pressures of a rent increase for tenants. 

However, it is important to ensure the Council can continue to maintain and 
improve service delivery standards and implement its 30-year investment plan 
which was adopted by Cabinet in October 2019.  Maintaining and improving the 
homes and neighbourhoods of our tenants, some of whom are amongst the most 
deprived in our communities, is critical; ensuring they have good quality and 
affordable homes which achieve the decent homes standard, reducing fuel costs 
through retrofit energy works and improving the neighbourhoods in which they 
live, is vital to peoples’ well-being.  Some of the investment and improvements 
carried out are outlined in paragraphs 4.8 below and Appendix 3 contains further 
detail about the Sutton Way estate regeneration scheme and the Liverpool Road, 
Neston neighbourhood improvement scheme. In addition to the current 
programme, the Council will respond to changes in legislation in order to provide 
a more proactive response to disrepair and building safety; details are contained 
in paragraph 11.  

 
4.3 The Council has declared a poverty emergency and is committing to tackling 

poverty in all its forms and at its roots, taking an evidence and lived experience-
based approach in responding to the challenges that our communities face. We 
want to ensure that we tackle poverty permanently with the aim of building a 
fairer and greener recovery across the borough. Ensuring that the homes of our 
tenants are well maintained, and they receive good quality services is critical to 
this, as is the work carried out by ForHousing to support tenants to sustain their 
tenancies and improve their well-being. 

 
4.4 Around 76% of Council tenants receive a welfare benefit that helps to cover their 

housing costs and any increase in rents will mean the benefit received will 
increase. If tenants have difficulties paying their rent, ForHousing and the Council 
have teams that provide further support and advice to help individual households. 
Tenants will be informed of the support that is available in the letter notifying 
them of the rent increase and details of this information can be found in Appendix 



 

3 to this report. The support is person centred and ensures that tenants are 
supported across a whole range of issues, as illustrated in the ForHousing 
support wheel in Figure 1 below. 

 
4.5 As a further safeguard to support tenants to maintain their tenancies, the 

establishment of a tenancy support fund within the Housing Revenue Account will 
be investigated. The establishment and detailed criteria for the fund will be 
developed and approval is sought to delegate the establishment and final criteria 
to the Director of Economy and Housing and Director of Finance in consultation 
with the Cabinet Members for Housing, Planning and Climate Emergency, and 
Finance and Legal.  

 

 
Figure 1ForHousing Support Wheel 

 
4.6 The Council’s housing stock is managed by ForHousing under a housing 

management contract, with expiry of the initial term in July 2027. The Council 
pays ForHousing an annual management fee for the delivery of all day-to-day 
housing management services. In addition, the Council funds the capital 
investment programme that is managed and delivered by ForHousing. Both the 
annual management fee and the capital payments are subject to inflationary 
increases each year and both sets of payments are funded solely from the 
income generated from rents, and other charges, within the Housing Revenue 
Account.  

 
4.7 Since the commencement of the ForHousing contract in 2017-18 a total of £15.4 

million has been spent on improving Council housing. On 31st March 2021 99.9% 
of the housing stock met the decent homes standard. Achieving decency across 
100% of the stock is very difficult as every year, due to property elements 
reaching the end of their serviceable life, some properties fail to meet the 
necessary decent standards. The Council therefore requires an ongoing cyclical 
maintenance programme to ensure that there is much needed continual 
investment in our homes.  
 



 

4.8 The role of the Council as a major housing stock owner in the Borough is 
significant. The Council plays a direct role in meeting housing needs in Ellesmere 
Port and Neston and through our new build properties in Winsford.   

 
4.9 The Council in the last 2 years, working in partnership with ForHousing, has: 

• Delivered 230 new council homes. 

• Started on site to invest in a major estate regeneration scheme at the 
Sutton Way estate in Ellesmere Port and secured nearly £700,000 of 
government grant to support the replacement of roofs. 

• Undertaken a neighbourhood improvement scheme at the Liverpool Road 
estate in Neston. This incorporated internal and external refurbishments to 
low rise blocks and the replacement of front boundaries to properties with 
low level brick walls and metal railings.  

• Maintained investment in the housing stock, with 99% of properties 
projected to meet the Decent Homes Standard by the end of March 2022. 

• Completed proactive fire safety works in both the high rise and low-rise 
blocks. 

• Match funded European grant and Green Homes Grant to provide energy 
efficiency measures in our housing stock. 

• Reduced void turn-around time by almost 6 days to an average of 22.67 
days. 

• Continued to develop the wellbeing service that supports some of our most 
vulnerable tenants. 

 
4.10 Further information about the Liverpool Road neighbourhood improvement 

scheme in Neston and the Sutton Way estate regeneration project can be found 
in Appendix 3. 

 
4.11 The 30-year investment plan agreed by the Council in October 2019, is funded 

from rental income. There is a significant £159 million investment programme 
over this period in the housing stock, which will improve lives for tenants, and 
ensure the quality of our homes and neighbourhoods are maintained and further 
enhanced, including the energy efficiency of the homes. A summary of the main 
areas of planned expenditure are in the table below: 

 

 £ 

Statutory Compliance & Fire Safety 1,521,252 

Demand Led Elements 38,806,950 

Decent Homes Compliance (modernity led) 38,013,485 

Preventing ingress of Weather and Intruders 27,511,651 

High- and Low-Rise Flats Investment Plan 11,319,542 

ERDF Energy Efficiency Works 500,000 

Sutton Way  13,900,000 

Neighbourhood Improvement Schemes 12,880,000 

Garages Sites 1,398,571 

Contingency and Other Lower Priority Capital 13,171,020 

Total 30 Year Investment 159,022,471 

 



 

4.12 The capital programme will be reviewed in the coming months to look at how the 
Council can fund further energy efficiency retrofit works across the housing stock 
to seek to reduce energy costs for tenants, support delivery of our climate 
emergency response plan and address our new responsibilities under the 
forthcoming building safety legislation. 

 
5 Housing Management Contract Performance  
 
5.1 Contract performance continues to be good, with the majority of performance 

indicators meeting or exceeding the targets set. There is continued pressure on 
rent collection levels due to the combined impact of the continued rollout of 
Universal Credit and the additional economic impact of the pandemic. 
ForHousing continue to adopt a rent first approach with all tenant contact and 
work with tenants to help them manage budgets and sustain tenancies. 

 
5.2 In line with contractual requirements, a value for money review of the services 

provided was carried out in 2021. The independent review was undertaken by 
Housing Quality Network (HQN). The report produced by HQN concluded that 
overall the Council is obtaining value for money from the contract, the 
performance targets set are, in general, challenging and consistently high levels 
of performance are being achieved. The report also made recommendations for 
future work, including refreshing the asset management strategy, a review of the 
lettable standard and increased tenant engagement. An action plan has been 
produced and ForHousing will work with Council officers over the next few 
months to address these recommendations. 

 
6 Housing Revenue Account 2022-23 
 
6.1 The proposed HRA budget for 2022-23 is attached as Appendix 1, paragraphs 7 

through to 10 below provide specific details of various elements of the budget. 
 

7 Rents 
 
7.1 The CPI + 1% rent increase will see the average weekly rent of the Council’s 

social housing increase by 4.1% from £82.48 per week to £85.87 per week. The 
average weekly rent of the Council’s affordable housing will increase from 
£106.25 per week to £110.61 per week. 

 
7.2 The number of Council properties owned at the end of December 2021 was 

5,412. The vast majority of these properties are charged social rents and 210 
new build properties are charged affordable rents (up to 80% of the market rent).   

 
7.3 For illustrative purposes, Table 1 below shows indicative rents for Weaver Vale 

Housing Trust and the Council, both of whom are proposing to increase their 
rents by CPI + 1%. Weaver Vale Housing Trust average rents include both social 
and affordable rents. The table includes the affordable rent levels for new build 
Council houses. 

 

 

 



 

Table 1 
 

  
Average Rent 2021/22   
(Based on 50 weeks) 

Indicative Average Rent 2022/23 
(Based on 50 weeks) 

Number of 
Bedrooms 

Council 
Social 

Housing  
Rents 

Council 
Affordable 
Housing  

Rents 

Weaver 
Vale 

Housing 
Trust 

Council 
Social 

Housing 
Rents 

Council 
Affordable 
Housing 

Rents 

Weaver 
Vale 

Housing 
Trust 

 £ £ £ £ £ £ 

Bedsits/1 Bed 75.18 90.33 85.42 78.26 94.03 88.92 

2 82.23 110.98 97.32 85.60 115.53 101.31 

3 86.40 125.19 108.93 89.94 130.32 113.40 

4 90.03  120.54 93.72  125.47 

5 83.76  138.60 87.20  144.28 

6+ 92.73  130.11 96.53  135.45 

Average 82.48 106.25 100.27 85.87 110.61 104.39 

 
 
8 Garage Rents 
 
8.1 It is proposed that there should be an increase in garage rents for 2022-23 of 

3.1% in line with CPI. This will increase the average cost of a garage rent from 
£6.03 to £6.22 per week. On 31st December 2021 there were 1,318 garages, of 
which 598 were unlet. A programme of garage demolition works has begun. This 
initially focuses on those sites that pose health and safety risks and have low 
occupancy rates. Wherever possible these sites will be used to create additional 
parking provision for residents.  

 
9 Lifeline Alarm Call System 
 
9.1 Currently 272 council tenants receive lifeline services at a cost of £2.47 per 

week. 77 private residents also receive the lifeline service at a cost of £3.10 per 
week.  It is proposed to increase these charges by 3.1% in line with CPI to £2.55 
and £3.20 respectively. 
 

10 Landlord’s Management Charge 
 
10.1 When the Council sells properties under the Right to Buy Scheme, all the houses 

are sold on a freehold basis i.e. sale of the land and the property that sits on it.  
When selling flats and maisonettes the land cannot be sold therefore a long lease 
is entered into with the owners. Leaseholders are required to pay a service 
charge which includes costs payable for shared services; block repairs, 
maintenance, and improvements; building insurance and the landlord’s 
management charge. 

 
10.2 The landlord’s management charge for leaseholders will increase by CPI of 3.1 

% for 2022-23. The management charge must cover the actual costs of running 
the service including the administration of the accounts, the cost of time for 



 

setting charges, calculating charges, assisting tenants with any queries they 
have, invoicing and collection of charges and arrears from leaseholders and any 
housing related matters, such as anti-social behaviour, disputes, and property 
conditions. There are currently 334 leaseholders. The average service charge to 
the leaseholder (including the management charge) is £75 a quarter or £300 a 
year.  
 

10.3 Leaseholder also have to pay additional charges towards repairs, maintenance, 
and insurance and these are recharged at a pro-rata rate and reflect the actual 
costs incurred. 

 
11 National Policy Context 
 
11.1 Social Housing White Paper - The Social Housing White Paper was published 

in November 2020.  The White Paper looks to realign the relationship between 
landlord and tenant, through greater transparency and accountability, and drive a 
more consumer-focused social housing regulatory regime. It sets out what the 
government will do to ensure landlords deliver this change. The government is 
reforming the Regulator of Social Housing and Housing Ombudsman service to 
drive the culture change required, backed by legislation where needed.  

 
11.2 The Council, ForHousing and tenants have been working together over the past 

12 months to explore the implications of the White Paper. Discussions are 
underway with tenants and leaseholders regarding the introduction of a Tenants’ 
Charter and new relationship between the Council and tenants to ensure we are 
meeting the requirements of the White Paper. Signing up to this new code of 
governance will demonstrate that we aim to place the views and needs of 
residents at the heart of decision making. It shows that the Council and our 
Housing Management Provider will commit to: 

 

• Establish meaningful engagement in decision making 

• Work collaboratively with tenants to design mechanisms for oversight 

• Support tenants to hold the organisation to account 

• Be open to the challenges 
  
11.3 The Council has been working with tenants to explore the governance and 

structure for a more formal relationship between the Council as landlord and 
tenants as leaseholders. A report will be brought to a future Cabinet to outline the 
requirements and recommendations for changes.  

 
11.4 The Building Safety Bill - this new legislation is currently moving through 

Parliament and is expected to become law in Autumn 2022 with the new 
regulator likely to start enforcement from Spring 2023. This new Bill significantly 
expands the responsibilities of building owners and the enforcement regime. For 
residents this means: 

• Residents in high-rise buildings will have more say in the management of 
their building. 

• Residents will be able to raise building safety concerns directly to the owners 
and managers of buildings, who will have a duty to listen to them. 



 

• If residents feel their concerns are being ignored, they can raise them with 
the Building Safety Regulator. 

• All homeowners will also have more than twice the amount of time, from 6 to 
15 years, to claim compensation for sub-standard construction work. 

• This will apply retrospectively – meaning that properties built up to 15 years 
prior to this change coming into effect will be able to bring a claim for 
compensation for defective work. 

11.5 As the building owner, the Council will be required to manage safety risks, with 
clear lines of responsibility for safety during design, construction, completion, and 
occupation of high-rise and higher risk buildings. The Council will be required to 
have at least one clearly identifiable Accountable Person, known as the Principal 
Accountable Person, who is responsible for ensuring that fire and structural 
safety is being properly managed for the whole building. 

 
11.6 There will be a requirement for a golden thread of information, with safety 

considered at every stage of a building’s lifetime starting at the earliest stage of 
the planning process. Building owners will need to demonstrate that they have 
effective, proportionate measures in place to manage safety risks. Those who 
don’t meet their obligations may face criminal charges. 

 
11.7 A new structure to reflect these new responsibilities is being developed for the 

management of the Council’s higher risk stock. The additional cost has been built 
into the budget for future years. 

 
11.8 In addition to the above, we will further strengthen services in response to 

legislation introduced in March 2019. The Homes (Fitness for Human Habitation) 
Act requires all landlords in England (including letting agencies) to maintain their 
properties so they meet the minimum standard for human habitation at the 
beginning and for the duration of the tenancy. The Act aims to protect tenants by 
giving them the power to take legal action against landlords they believe are 
acting irresponsibly. The Fitness for Human Habitation Act is an extension of the 
Landlord and Tenant Act 1985, which sets out guidelines for private and social 
landlords, so their properties are fit for human habitation. 

 
11.9 Some of the key changes in the legislation include what was sometimes classed 

as a tenant’s responsibility or ‘lifestyle’ is now deemed insufficient defence; 
landlords are responsible for an issue in their property from the moment the 
tenant tells them about it; and landlords have a reasonable amount of time to 
deal with the issue, which varies depending on how serious it is. 

 
11.10 Many complaints received are concerning condensation or damp; many of these 

are due to pre-existing problems for example design and layout, Finlock gutters 
and poor ventilation. Going forward, the Council will introduce a more proactive 
approach: each case of damp or disrepair will be case managed in greater detail 
with enhanced record keeping; we will actively seek to reduce cases of damp and 
disrepair to ensure we respond to the new guidance. This includes the guidance 
that ‘It’s not lifestyle’, which fundamentally puts enhanced responsibility on the 
landlord. If a landlord is found to be failing to comply with the Homes (Fitness for 
Human Habitation) Act, it can be taken to court. If the court decides the property 

https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-landlords-homes-fitness-for-human-habitation-act-2018
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-landlords-homes-fitness-for-human-habitation-act-2018


 

isn’t fit for human habitation because it’s dangerous or unhealthy, they can make 
the landlord pay compensation to the tenant.  

 
11.11 During the last 12 months 28 disrepair cases were registered by tenants, with 10 

of these registered in the last month. This is an increase from previous years and 
the increase over the last month may be the start of a new trend going forward. 
The new process will be more resource intensive, and costs will be incurred to 
ensure it is correctly implemented. The intention is to dedicate more resource to 
understand the issues correctly within the homes reporting concerns and 
monitoring progress. This will require a dedicated resource which has been built 
into the budget for 2022-23 onwards. 

   
12 How does the decision contribute to the Council’s Plan? 
 
12.1 Approving the HRA Budget for 2022-23 contributes to the priorities within the    

Council Plan 2020-24. Access to appropriate and affordable housing is an 
important element of maintaining health and wellbeing, including mental and 
emotional wellbeing, and housing has a direct impact upon the following Council 
Plan priorities: 

 

• Tackling climate change 

• Growing the local economy  

• Supporting children and young people to get the best start in life 

• Supporting adults to live longer, healthier, and happier lives 

• Making neighbourhoods even better places to call home 
 
13 How does the decision contribute to Closer Working with Partners? 
 
13.1 ForHousing is the Council’s appointed housing management contractor and 

strategic partner, and this report brings together expertise from them, tenants, the 
Council and other partners to make improvements to the Council’s housing stock. 

 
14 What will it cost? 
 
14.1 The associated costs form part of the Council’s Housing Revenue Account (HRA) 

which operates on a self-financing basis, underpinned by the Housing Revenue 
Account Financial Model. The full detail of the HRA budget for 2022/23 is set out 
in Appendix 1 and provides a breakdown of income and expenditure. 

 
14.2 The HRA currently holds a reserve balance based on 3% of budgeted rent levels. 

The forecast position for 2022-23 is estimated at £0.695m.       
 
15 What are the legal aspects? 
 
15.1 The HRA is a statutory account and is managed in line with legal and accounting 

guidelines laid down by Government. The Council has responsibility for 
managing the HRA and determining the annual capital and revenue budgets. In 
line with Section 103 of the Housing Act 1985, it will be necessary to serve notice 
of change of terms of tenancy on all tenants. 

 
 



 

16 What risks are there and how can they be reduced? 
 
16.1 There are inherent risks in the HRA due to factors outside the control of the 

Council, including: 

• Policy changes by Central Government; changes to rent setting or right to 
buy policy could significantly alter the HRA Financial Plan 

• Interest rate risk and exposure to fluctuations in financing costs 
 
16.2 Through careful financial management, financial reserves are sufficient to reduce 

the exposure of the HRA to external factors. 
 
16.3 The timescale for the decision on any rent increase or decrease must be made 

by the end of February to ensure there is sufficient time to serve legal notices to 
tenants. 

 
17 What is the impact of the decision on Health Inequalities and Equality and 

Diversity issues? 
 
17.1 The Council’s housing estates are located in some of the more deprived areas 

(as measured by the Government’s index of deprivation) in West Cheshire and a 
number of areas, particularly around the centre of Ellesmere Port, fall within the 
bottom 5% and 10% nationally of deprived areas. Improving housing services, 
providing enhanced advice and support, and the scale of the Housing Capital 
Investment Programme, will help to improve the living conditions of many 
households and help to reduce fuel bills and the incidence of fuel poverty. 
Increased investment will also provide more job and apprenticeship opportunities 
to local residents. 

 
18 What are the implications of the decision on Climate Change?  
 
18.1 Following the Council’s declaration of a Climate Emergency, work is now being 

undertaken to assess the energy performance of all property types within the 
housing stock to develop and cost up appropriate retrofit measures to improve 
the energy ratings, reduce fuel costs for tenants and reduce carbon emissions.  

 
18.2 Interventions will be targeted intelligently to improve the rating and energy 

efficiency of the stock, but also balance the needs of ventilation, insulation, 
draught proofing, and efficient heat sources. An intelligence-based approach to 
this targeted investment will allow the Council to minimise fuel poverty, reduce its 
carbon footprint and provide warm homes which in turn will contribute to the 
health and wellbeing of tenants.  

 
18.3 Future activities include identifying and securing grants and renewable energy        

income streams, delivering targeted carbon reduction work, and providing 
extensive advice to tenants to ensure they can use their homes in the most 
energy efficient ways. An ERDF funded investment scheme was completed last 
year and provided external wall Insulation to properties where this was an 
appropriate treatment and installed the first Solar PV panels to the stock. This 
year, Green Homes Grant Local Authority Delivery funding (GHG LAD) is being 
used to deliver retrofit and solar PV panels to up to 100 properties and works are 



 

underway. The Council and ForHousing will continue to make use of emerging 
technologies to reduce the carbon footprint of the stock.   

 
19 Are there any other options? 
 
19.1 The Council could choose to not increase rents, or to increase rents by less than 

the prescribed formula, however this would have a cumulative detrimental impact 
upon the HRA business plan and financial position which is not sustainable and 
would impact upon the Council’s ability to maintain and improve the housing 
stock for current and future residents. Therefore, this is not recommended. 

 
 
 
For further information: 
Cabinet Member: Councillor Matt Bryan 
Officer:   Alison Amesbury 
Tel:  07789 272093 
Email: alison.amesbury@cheshirewestandchester.gov.uk  
 
 

 

mailto:alison.amesbury@cheshirewestandchester.gov.uk

